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Section | Executive Summay

Background:

Ballard*King and Associate@B*K), along with Ohlson Lavoie Collaborative (OL®@)ere hired

to conduct anarket analysis and feasibility study for a regional recreation center in Cafion City.
The objective of this study was to determine the overall needRoiyal GorgeAreaRecreation

and AquaticCenterand the feasibility of the project. Project tasks includedemographic
assessment of the regional area, numerous stakeholder meetings and committee meetings, review
of existing recreation providers in the area, exploring potential partnerships, program
recommendations, site analysiapitalcosts estimate araperating preforma.

Market Analysis:

The Caiion City Area Recreation and Park Distf@CARPD) service area populatiors
increasing at modest rate b5% with the population projected to rea2h,404people by the year
2022. The demographic profile of the community indicaa@saging population. e age group
distribution is somewhat mixdd this service areaThere is dower concentration ofthe 0-5, 5

17, 1824 and B-44 age categories than the national lerel higheiconcentration oin the 45

54, 5564, 6574 and 75+ age categoriggn the national level’he median age dhe primary
service area isignificantly older (8.8 years) than théhan the national levebf 38 years.
Approximately 25.6% of households in tBEARPD are households with children compared to a
national level of 33.4%Tl'he median household incomeasver 23%) than the national level of
$58,100.The number of households with income of $50,000 or higher is 41.6% compared to a
national level of 58%. A factorthat must be considereslthatthe housingdwelling expense in
theCCARPDservice are&s 2% lower than the national level. This suggests that the ratio between
householdncome andhousing expenses is about normagie and household inconae two
determining factors that drive participation in sporecreationand wellness activitiedVhen
factoring median age, household income and age distributierdeémographic profile suggests
that themarket conditions are marginal but thetistcs suggests that thevall be continued
support and demand for recreation activities and programs in the future.

Statistics from the National Sporting Goods Association (NSGA) were overlaid on to the
demographic profile of the service areas to deterrtiivemarket potential forarious activities

that could take place in an indoor facility. The market potential was measured against the existing
inventory of recreation providers in the area and concluded that there is a shortage of swimming
pools, gymnasion space and mulpurpose activity space in the CCARPD service area.
Additionally, there is a need to expand senior citizen space in the community as the Golden Age
Center is limited by size, parking and facility amenities.
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Stakeholder Meetings:

A series of stakeholder meetings were conducted to gather input from potential user groups and
partners regarding thHeecreation/Aquatic€enter A wide variety of needs were expressed during
these stakeholder meetings. Without questionaguatic centewas the most frequently heard
component and had the strong support. The list of stakeholder meetings included the following
organizations:

1 Cafon CityStaff

Golden Age Center

St ThomasMore Hospital

Fremont County

Royal Gorge Bridge

City of Florence

CafnonCity School District

CafnonCity Area Recreation and Paltkstrict

= =4 -4 -4 4 4 19

Programming:

The program recommendations for tReyal Gorge Area Recreation and Aquat@snterwere

driven by the information gathered during the market analysis, including the dgmiogueofile

of the community, statistical data from the National Sporting Goods Association, stakeholder
input, competitive analysis of other recreation and sport facilities in the area and community input
meetings. During the program phase of the studifferent options were explored before
developing afinal recommendation. &ed on the market analysis, program assessment and
budgetary considerations the following program summary is possittleef@enter.

Component Size (sf)
Gymnasiurs 19,500
Track 6,000
Aerobic/Fitness 3,300
Aquatics 18,500
Weight/Cardio 5,600
Senior Area 5,000
Multi-Purpose Room 3,800
Play Area 800
Child Watch 2,500
Support Space 5,000
Gross Size 70,000
Circulation 12,600
Net Building Size 82,600
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Site Analysis:

The consulting team was tasked with evaluating fourteen different possible locations for the Royal
GorgeArea Recreation and Aquatitenter. To help facilitate the evaluation process a matrix was
developed to allow a scoring of each individuaé 9ased on a criterion that was established.
Several of the overriding criteria included ease of access to US Highway 50, location within the
City potable water system, avoidance of the C
views and adjacey to compatible amenities. A minimum site of 10 acres was needed to provide
adequate space for the building, parking lot, setbacks, water detention and future expansion. As a
result of the evaluation process, a proposed 11.6 acre site within the Abpeytyweas selected

as the preferred site for the basis of design.

Capital Cost Estimate

The consulting team developed a secific capital cost estimate based on the program
recommendations. The calculations for the 82,708 sf building havead@aesied to reflect 2020
costs.
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Operations:

An operation analysis was conducted to exanoiperationalcosts and revenues fiite Royal

Gorge Area Recreationand AquaticsCenter.The operating prdorma developed represents a
conservative approach to estimating expenses and revenues and was completed based on the best
information available and a basic understanding otthreentareaoperatiors. Fees and charges

utilized for thisstudy werébased on the current with a slight increase to reflect anticipated fees in

the future.

The results of the operations analysis indicate that the propapadsion of the Centevill not
recover 100% of its operating costs through revenbeoperating preforma did not include debt
service since the funding for this project is yet to be determirtezlconsulting team was tasked
with developing options based on different size configuratibnsy include:

1 Option 1: The baseoption is goproximately82,708 square feethat contains multiple
gymnasium spaces, walk/jog track, aquatic center, fpulppose room, fitness area, child
watch and support spaces.

1 Option2: This optionretains the aquatic and fithess spaces in option one wlolgiadj
phasing of the gymnasium courts, dedicated Golden Age area, meeting rooms and
walking/jogging track. Option two is approximately 44,932 square feet.

1 Option3: This optiorretains the aquatic space in option one, reduces the fithess area while
phasig the gymnasium courts, dedicated Golden Age area, meeting rooms and
walking/jogging area. Option three is approximately 36,868 square feet.

Expensé Revenue Comparison

Category Option 1 Option 2 Option 3

Expense $2,144,106 $1,638,186 $1,554,530

Revenue $1,176,038  $872,990 $810,320

Difference ($968,068)| ($765,196) ($744,210)

Cost Recovery 55% 53% 52%
Conclusion:

The market conditionsuggessupportfor the Royal GorgéreaRecreatiorand AquaticCenter.

The proposed facility, by virtuef the leisure poglcompetition poolmultiple gymnasium space,
fitness, indoor walking/jogging trackledicated senior space, indoor play structue birthday
party rooms differentiate this facility from any other facility in the region. Hbgal Goge Area
Recreationand AquaticsCenter isideally positioned to not only improve the quality of the
facilities inthe areabut also to enhance the quality of life for residents and become an identifying
landmark to therealandscape
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Weekly participation in active recreation activities from area residents can be expected to be
somewhere in the range of 16P2% of the population which equals appmately 4,3445,213
individuals(based on 2017 population estimates for the CCARPD service ates)s a sufficient
population base to rely on for the operation of ad$alle center. The success of similar facilities

in other areas of the country suggests that these types of centers have been cost effective in meeting
local sport and wellness @@s. A conservative penetration rate of about 4.5% in the service area

is needed for theproposedfacility to reach the financial guidelines established during the
feasibility phase of the project.

Without question, a neRoyal GorgeAreaRecreatiorand AquaticCentemwill enhance the quality

of life in the areavhile improving recreation and wellness opportunities. The proposed center fills
the service gaps for a variety of recreatiswimmingand expands the wellness access in the
community for chidren, teenagers, families and seniors. A riaeility will become a source of
tremendous community pride and will bring the community together along with nthki@anion

City areamore attractive foemployersand employees alik&.he center will also He establish

and recognize the facility as a contributor to the economic health of the community by providing
jobs, through the purchase of local goods and services and by generating tourism trade for the
Royal Gorge region.
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Section Il'T Market Assessment

The following is a summary of the demoghéc characteristics withi@afion City, COand an area
identified asPrimary andSecondary Service AreaThe Primary ServicArea isthe Cdion City
Area Recreation and Park Districthe Secondary Service Areatends to Cripple Creek to the
North, Penrose to the East, Westcliffe to the South and Cotopaxi to the West

B*K accesses demographic information from Environmental Systems Research Institute (ESRI)
who utilizes 2010 Census tdaand their demographers 20172022 projections. In addition to
demographicsiESRI also provides data on housingssreationand entertainment spending and
adult participation in activities. B*K also uses information produced by the National i@porti
Goods Association (NSGA) to overlay onto the demographic profile to determine potential
participation in various activities.

Service Areas:

Theinformation provided includethe basic demographics of tiggty of Cafion City with more
extensive datéor the Rimary Service Areawith comparison datéor the Secondary Service Area
as well aghe State o€oloradoand the United Statels.should be noted that the prison population
is included in the population numbers and clearly has an impact on rti@yidghic results,
especially the household income data.

SecondaryService Areas are defined as the distapeeple will travel on a regular basis (a
minimum of once a week) to utilize recreation facilities. Use by individuals outside of this area
will be much more limited and will focus more specialactivities orevents.

Service areas cdlex,orcontr& t based upon a facilityés proxin
factors impacting the use as it relates to driving distance are the presence of alternative service
providers in the service areaAlternative service providers can influence memberstigly

admissions and the associated penetration rates for programs and services.

Service areas can vary in size with the types of components in the facility.
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Map A T Service Area Maps
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x*

Demographic Summary

Canon Primary Secondary Secondary
City, CO | Service Area| Service Area | Service Area
w/ Prison without Prison
Population:
2010 Census 16,349 26,518 49,289 42,288
2017Estimate 16,655 26,990 49,919 43,445
2022Estimate 16,916 27,404 50,810 44,336
Households:
2010 Census 6,617 10,324 17,701
2017Estimate 6,723 10,490 18,168
2022Estimate 6,823 10,652 18,543
Families:
2010 Census 4,020 6,581 11,531
2017Estimate 4,063 6,658 11,781
2022Estimate 4,116 6,750 12,002
Average Household Size:
2010 Census 2.27 2.27 2.28
2017Estimate 2.28 2.27 2.29
2022Estimate 2.28 2.28 2.29
Ethnicity (2017Estimate):
Hispanic 10.3% 11.8% 13.2% 10.2%
White 91.2% 90.9% 89.4% 92.1%
Black 1.8% 2.2% 3.8% 1.1%
American Indian 1.6% 1.6% 1.7% 1.4%
Asian 1.1% 1.0% 1.0% 0.9%
Pacific Islander 0.0% 0.1% 0.1% 0.1%
Other 1.9% 2.0% 1.9% 2.0%
Multiple 2.4% 2.3% 2.1% 0.9%
Median Age:
2010 Census 445 43.9 43.9 45.1
2017Estimate 45.7 45.1 45.5 46.8
2022Estimate 45.8 45.1 46.1 48.4
Median Income:
2017Estimate $39,131 $40,900 $41,539
2022Estimate $41,259 $43,682 $45,365

1 From the 200€2010 Census, Canon City, CO experienced a 3né%ease in population.

2 From the 20062010 Census, the Primary Service Area experienced aifi®@@se in population.
3 From the 2002010 Census, the Secondary Service Area experiencefodrizizase in population.
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Market Analysis & Feasibility Study *
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Note: The secondary service area includes a group quartered population of about 8,300
people.

\i. .
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Market Analysis & Feasibility Study *
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Age and Income: The median age and household income lexedscomparedith the national
number as both of these factors seeondarydeterminers of participation in recreation
activities. The lower thenedianage, the higher the participation rates are for most activities.
The level of participation also increases astieglian income level goes up.

Table AT Median Age:

2010 2017 2022

Census Projection Projection
Primary Service Area 43.9 45.1 45.1
Secondary Service Area 43.9 455 46.1
Secondary Service Area W/O Prison 45.1 46.8 48.4
State ofColorado 36.1 37.2 37.7
Nationally 37.1 38.0 38.7

Chart A T Median Age:

2010 2017 2022

m Primary Service Area ™ Secondary Service Area ® State of Colorado = National

The median age ithe Primary Service Areandthe Secondary Service Areagreater thathe
State ofColoradoandthe National number. A lower median agpically points to the prgence
of families with children.
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The following chart provides the number of households and percentdgeuséholdsn the
Primaryand Secondary Service Aredth children.

Table Bi Households w/ Children

Number of Households w/| Percentage of Households
Children w/ Children
Primary Service Area 2,742 26.6%
Secondary Service Area 4,535 25.6%
State ofColorado 644,491 32.7%

The information contained in TabR helps further outline the presence of families with children.
As a point ocomparison in the 2010 Cens88.4% of households nationaligd children present

NG
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Map B 1 Median Age by Censuslract

2017 Median Age (Esri) by Census
Tracts
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Table Ci Median Household Income:

2017Projection 2022Projection
Primary Service Area $40,900 $43,682
Secondary ServicArea $41,539 $45,365
State ofColorado $64,401 $74,664
Nationally $54,149 $59,476

Chart B i Median Household Income:
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Market Analysis & Feasibility Study *
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Basedon 2017 projections for median household income the following narratescribeghe
service areas:

In the Primary ServicéArea the percentage of households with median income over $50,000 per
year is40.%6 compared to 55.9% on a national level. Furthermore p#reentageof the
households in the service area with median income less than $25,000 pe28e@ isompared

to a level of 21.5% nationallyt must be remembered that the impact from the prison population
inclusion lowers the household income statistics.

In the Secondary Service Arethe percentage of households with median income over $50,000
per year is41.8% compared to 55.9% on a national level. Furthermorepéheentagef the
households in the service area with median income less than $25,000 peRye#b isompared

to a level of 21.5% nationally.

While there is ngperfect indicator of use of an indoor recreation facility, the percentage of

households with more than $50,000 median income is a key indicator. Therefore, those numbers
are significant antbalancedvith theoverallcost of living.

Chart C i Median Household Income Distribution
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Map C 1 Household Income by Censu3ract

Fort Camson

2017 Median Household Income
(Esri) by Census Tracts
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In addition tdookingattheMedian Age and Median Income, it is important to examine Household
Budget Expenditures. In particulaeviewing housing information; shelter, utilities, fuel and
public services along with entertainment & recreation can prosde@shointo the cost of living

and spending patterns in the services areas. The table below looks iafaimation and
compares theervice areas

Table Di Household Budget Expenditure$

Primary Service Area SPI Average Amount Spent Percent
Housing 72 $15,219.81 30.3%
Shelter 70 $11,352.87 22.6%
Utilities, Fuel, Public Service 77 $3,866.94 7.7%
Entertainment & Recreation 74 $2,293.47 4.6%
Secondary Service Area SPI Average Amount Spent Percent
Housing 71 $15,065.64 29.8%
Shelter 68 $11,062.31 21.9%
Utilities, Fuel, Public Service 79 $4,003.33 7.9%
Entertainment & Recreation 75 $2,353.04 4.6%
State ofColorado SPI Average Amount Spent Percent
Housing 111 $23,572.47 30.8%
Shelter 112 $18,129.07 23.7%
Utilities, Fuel, Public Service 108 $5,443.40 7.1%
Entertainment & Recreation 110 $3,432.94 4.5%
SPI: Spending Potential Index as compared to the Nationaber of 100.
Average Amount Spent: The average amount spent per household.
Percent: Percent of the total 100% bbuseholdexpenditures.

Note: Shelter along with Utilities, Fuel, Public Service are a portion of the Housing percentage.

4 Consumer Spending data are derived from the 2006 and 2007 Consumer Expenditure Surveys, Bureau of Labor
Statistics. ESRI forecasts for 2017 and 2022.
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Chart D T Household Budget Expenditures Spending Potential Index:
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m Primary Service Area ® Secondary Service Area m State of Colorado = National

The total numbeof housing unitsn the Primary Service Aress 11,285and91.5% are occupied
or 10,324housing units The total vacangcrate for the service aread$%. Of the available units:

 For Rent 2.1%
1 Rented, not Occupied 0.1%
1 For Sale 1.8%
1 Sold, not Occupied 0.4%
1 For Seasonal Use 1.0%
i Other Vacant 3.2%

The total numbeof housing unitsn theSecondary Service Aréa21,400and82.%% are
occupied or 17,701housing units The total vacancy rate for the service are/i&%o. Of the
available units:

1 For Rent 2.0%
1 Rented, not Occupied 0.1%
i For Sale 2.1%
1 Sold, not Occupied 0.4%
i For Seasonal Use 8.7
9 Other Vacant 3.%
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